NOTICE OF MEETING
PLANNING COMMISSION
CITY OF ST. GEORGE
WASHINGTON COUNTY, UTAH

Public Notice

Notice is hereby given that the Planning Commission of the City of St. George, Washington
County, Utah, will hold a Planning Commission meeting in the City Council Chambers, 175

East 200 North, St George, Utah, on Tuesday, May 10, 2016, commencing at 5:00 p.m.

The agenda for the meeting is as follows:
Call to Order
Flag Salute

1.

ZONE CHANGES (ZC) — Public Hearings

A. Consider a zone change amendment to amend the PD-C (Planned Development
Commercial) zone on approximately 12.50 acres to add Building 375 to the “Pine
View Plaza” commercial center. The property is generally located along the south
side of Red Cliffs Drive. The owner is Pineview Plaza LC and the representative is
Mr. Steve Jennings. Case No. 2016-ZCA-022. (Staff — Ray Snyder)

B. This is a request to consider a zone change from R-3 (Multiple Family) to PD-R
(Planned Development Residential) for phase 2 and amending the existing PD-R for
phase 3 on approximately 16.78 acres. The proposal is to consider a 20 unit
townhouse and 43 single family patio houses for Phase 3 on 10.05 acres, as well as,
allow short term rentals for proposed and existing units. The project is called “The
Joshuas™ and is located along Tonaquint Drive north of the Southgate Golf Course.
The owner is Church Properties LLC, the applicant is Mr. Corbin Church, and the
representative is Ms. Brandee Walker, Bush & Gudgell. Case No. 2015-ZC-037.
(Staff — John Willis)

C. Consider a zone change from R-4 (Multiple Family) and R-1-10 (Single Family
Residential 10,000 sq. ft. minimum lot size) to C-3 (General Commercial) on
approximately 0.17 acres and OS (Open Space) on approximately 4.5 acres. The
property is generally located south of 476 East Riverside Drive, behind the existing
commercial building. The applicant I Southern Utah Disaster Services. Case No.
2016-ZC-021. (Staff — John Willis)

CONDITIONAL USE PERMIT (CUP)

Consider a request to operate a taxidermy business at 1812 West Sunset Boulevard. The
property is zoned C-3 (General Commercial). The applicant is Mr. Judson Tolman. Case
No. 2016-CUP-012 (Staff - Ray Snyder)
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PRELIMINARY PLAT

Consider a one hundred (100) lot residential subdivision for “Desert Plateau.” The
property is zoned R-1-10 (Single Family Residential 10,000 sq. ft. minimum lot size) and
is located in the Desert Canyons development along the Arizona border south and east of
Deserts Edge Drive. The representative is Mr. Ken Miller, Development Solutions
Group. Case No. 2016-PPA-016. (Staff — Wes Jenkins)

FINAL PLAT AMENDMENT (FPA)

Consider amending a commercial final plat subdivision plat “Confluence Commercial
Center Phase 1 Amended.” The property is zoned C-3 (General Commercial) and is
located between 1808 South Crosby Way and 1819 South 120 East Street. The purpose is
to adjust the northerly line between Lot 1 and 3 to accommodate parking. The
representative is Mr. Brad Petersen, Development Solutions. Case No. 2016-FPA-030.
(Staff — Wes Jenkins)

FINAL PLATS (FP)

A. Consider an eighteen (18) lot residential subdivision plat for “Desert Crest Phase 3.”
The property is zoned PD-R (Planned Development Residential) and is located at
approximately 3650 East and 5820 South (Desert Crest Drive and Archturus Drive
and Sirius Lane). The representative is Mr. Brad Petersen, Development Solutions.
Case No. 2016-FP-003. (Staff — Wes Jenkins)

B. Consider a twenty-five (25) lot residential subdivision plat for “Desert Plateau
Phase 5. The property is zoned R-1-10 (Single Family Residential 10,000 sq. ft.
minimum lot size) and is located at approximately 3470 East and 6310 South

(Rimrunner Drive). The representative is Mr. Brad Petersen, Development Solutions.
Case No. 2016-FP-002. (Staff — Wes Jenkins)

C. Consider a thirteen (13) lot residential subdivision plat for “Desert Rim Phase 2.”
The property is zoned R-1-10 (Single Family Residential 10,000 sq. ft. minimum lot
size) and is located at approximately 3620 East 6170 South (Rimrunner Drive). The
representative is Mr. Brad Petersen, Development Solutions. Case No. 2016-FP-001.
(Staff — Wes Jenkins)

D. Consider a thirteen (13) lot residential subdivision plat for “Riverstone Subdivision
Phase 7.” The property is zoned R-1-10 (Single Family Residential 10,000 sq. ft.
minimum lot size) and is located at approximately 1070 West 4120 South (Las
Colinas Drive). The representative is Mr. Brad Petersen, Development Solutions.
Case No. 2016-FP-011. (Staff — Wes Jenkins)
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6. MINUTES

Consider approval of the minutes from the November 10, 2015 Planning Commission
meeting,

Reasonable Accommodation: The City of St. George will make efforts to provide reasonable
accommodations to disabled members of the public in accessing City programs. Please contact the City
Human Resources Office at (435) 627-4674 at least 24 hours in advance if you have special needs,

Z:\Planning and Zoning\Common\PC\2016 PC\PC Agendas 2016\PCA 5-10-2016\PCA 5-10-2016.docx



ITEM 1A
Zone Change Amendment

PLANNING COMMISSION AGENDA REPORT: 5/10/2016

ZONE CHANGE: PUBLIC HEARING

Building 375 Pine View Plaza

Case No. 2016-ZCA-022

Request:

Owner:

Representative:

Background:

Area:

Property:

Current Zones:

General Plan:

Building 375:

Height:

Setbacks:

To amend the PD-C (Planned Development Commercial) zone on
approximately 12.50 acres to develop Building No. 375.

Pineview Plaza LC
Mr. Steven Jennings

This is a request to review the proposed site plan / landscape plan,
clevations, renderings, colors, and materials for the proposed
building (with individual leased spaces / units) pursuant to Section

10-8-3, 10-8-4, and 10-8-6.

Approx. 1.50 acre commercial center.
Located on the south side of Red Cliffs Drive.
PD-C (Planned Development Commercial)

COM (Commercial)

The building footprint will be 2,800 sq. ft.

This is a single story building and the maximum height will be less
than 35 feet (it appears to be approximately 24 feet high).

The required PD-C setbacks are:

F =25 ft., Street Side = 25 ft., Side = 10 ft., and R = 10 ft.

The building appears to meet and exceed the required setbacks and
will be verified during the SPR (Site Plan Review) process. .
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Parking:

Landscaping:

Colors and Materials:

Options:

EXAMPLE
Motion to Approve:

Building No. 375 will be 2,800 sq. ft.; 1,800 sq. ft. will be for a
restaurant use and 1,000 sq. ft. for a retail use.

The St. George Municipal Code for restaurants requires 10 spaces
minimum or 1 space for each 100 square feet of gross floor area,
whichever is greater, plus 1 space for each 100 square feet of
outdoor seating. At 1,800/ 100 = 18 spaces

The retail portion of the building will be 1,000 sq. ft. Because this
commercial center has more than 500 spaces, the parking may be
calculated at 1:500; 1,000 / 500 = 2 spaces.

The total required parking count for the building will be 20 spaces.

See the attached parking calculations for this commercial center
which demonstrates parking is met and exceeded.

All proposed parking space sizes are 9 ft x 18 ft.
During SPR staff will verify parking is met per City Ordinance.

Per Section 10-25-4.B of the City of St. George Municipal Code, a
landscape strip outside the public right of way along the front of
the public streets, not less than 6 ft. and an average of at least 15 ft.
wide shall be landscaped.

As presented, the landscaping along Red Cliffs Drive frontage
appears to meet the requirements and staff will verify this during
the SPR process.

The building materials and colors will be similar to and compatible
with those in the existing commercial center.

The Planning Commission has several options:

1. Deny the zone change amendment

2. Approve the zone change amendment as presented

3. Approve the =zone change amendment with additional
conditions

4. Table the zone change amendment to allow for additional
information to be provided as determined.

Note: A motion to approve this planned development zone change
amendment would need to include:

The Planning Commission recommends approval of the zone
change amendment to amend the PD-C (Planned Development
Commercial) zone on approximately 12.50 acres to develop
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Building No. 375 (a restaurant and retail building) with associated
landscaping and parking as presented and recommends the
following conditions and comments:

L.

2

Zoning - Approve the PD-C zone change amendment on 12.50
acres

Uses — This use is in harmony with the previously approved
uses list for ‘Pine View Plaza’ on 12.50 acres.

Site Plan — The conceptual layout as presented is approved.
Colors & Materials — As presented the colors and materials are
recommended for approval.

Setbacks — Setbacks shall meet the Zoning Ordinance (staff
will confirm during the SPR process).

Landscaping — The applicant shall provide landscaping along
Red Cliffs Drive in compliance with the Landscape Ordinance
(10-25).

Lighting - Provide a photometric plan with submittal of the
SPR and demonstrate that lighting will not exceed 1 ft candle
at property line and not exceed 15 ft candle on site. Dark sky
style lighting fixtures shall be used to avoid a nuisance as seen
from adjacent residential neighborhoods and surrounding
community.

SPR — Upon approval of the zone change, the applicant shall
submit an application for a SPR (Site Plan Review) along with
the required civil engineering plan set which may include but
not be limited to: cover sheet, site plan, grading plan, erosion
control plan, utility plan, landscape plan, irrigation plan, and
photometric plan.
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Narrative Letter

335 Last St Georpe Blvd #301

St George, UT 84770

P (435) 6889740 F | (4335) pRE-9T4]
WW WL MIPS.Com

JMI

PROPERTY SERVICES

April 15, 2016

City of 5t. George Planning and Zoning
¢/o John Willis

175 East 200 North

5t. Geaorge, UT 84770

Re: Pineview Plaza Commercial Center - Lot Merger/Easement Abandonment

To Whom it May Concern:

Attached to this letter is a completed PD Zone Change Appplication with pertinent infarmation included
as requested previgusly in planning staff meeting,

Pineview Plaza, LC has received a request from several prospective tenants to construct an additional
small building in the Pineviaw Plaza Commercial Center located at 2376 £. Red Cliffs Drive. We are

propasing to construct a building approximately 2,800 square feet in size at the location outlined on the
attached drawing,

The area of disturbance would be approximately 125 feet by 200 feet. The building would be
constructed to accommodate twe tenants, one of which (1,800 s.£.) would be a restaurant. We have

done a revised parking analysis of the commercial center which is also attached. Gur analysis indicates
that, at completion, we will still have more parking than required by City Ordinance for the project.

We respectfully ask for approval of this addition to the project. Should you have additional questions or
require additional infarmation, please don't hesitate to contact me at your convenience.

Sincerely, -
( i

Steven Jennings, President
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Overall Site Plan
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Renderings
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Materials and Colors

PINEVIEW PLAZA RETAIL CENTER
JENNINGS MANAGEMENT INCORPORATED

m'co: Synergy - 3106 Concord
= 427 Oatmeal

G.M.U masonry units: SUNROC ‘Tan'

_ METAL CANOPY'S & WINDOW TRIM:
| ASC Building Prod.: DENALI GREEN'

[re
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Parking Calculations

Pineview Plaza Parking

Building 370 Addition to Commercial Center
Required vs Provided Parking

!:> Building 370

Total Area 12 60 Acres
Total Bldg Sq Ft 134,242 Sq Ft
Overall Parking Ratio 588 stalls1000 sq ft
Landscaping Required 81675 SqFt
Landscaping Provided 61685 SqFt
Bldg 100 - Furniture 40,525 Sq Ft
Parking Ratic Used 1 stalllBo0 sq ft
Parking Reguired 68 stalls
Parking Provided 68 stalls
Handicap Parking Required 3 stalls
Handicap Parking Provided 4 stalls
Building 200 - Theatre (1,535 seats) 32,375 SqFt
Parking Ratic Used 1 stallf3.5 seals
Parking Required 438 stalls
Parking Provided 450 stalls
Handicap Parking Required 18 stalls
Handicap Parking Provided 18 stalls
Building 300 Retail 46,518 SqFt
Restaurant 4,490
Retail 42,028
Parking Ratio Used  Restaurant 1 stall100 sq ft
Retail 1 stalfs00 sq it
* Total Site Parking s over 500 Stalls
Parking Requirzd 125 stalls
Parking Providead 152 stalls
Handicap Parking Required 8 stalls
Handicap Parking Providad 8 stalls
Building 350 2,734 SqFt
Restaurant 1,518
Retail 1,218
Parking Ratio Used  Restaurant 1 stalli100 sq ft
Retail 1 stallf500 sq ft
Parking Required 18 stalls
Parking Provided 27 sialls
Handicap Parking Required 2 stalls
Handicap Parking Provided 2 stalls
Sq Ft
Restaurant 1,800
Retzit 1,000
Parking Ratio Used  Restaurant 1 stallf100 sq ft
Retait 1 stallf&00 sq ft
Parking Requirad 20 stalls
Parking Provided 20 stalls
Handicap Parking Reguired stalls
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Handicap Parking Frovided stalis
Building 400

Restaurant ' 2.758

Retail 2102
Parking Ratic Used  Restaurant 1 stal1C0 sq ft

Retait 1 stalt500 sq ft
Parking Reguired 32 stalis
Parking Provided 33 stalis
Handicap Parking Required 2 stalls
Handicap Parking Provided 4 stalls
Building 500 - Restaurant » 5164
Parking Ratio Used 1 stall100 sq ft
Parking Required 52 stalls
Parking Provided 52 stalls
Handicap Parking Required 2 stalls
Handicap Parking Providad 3 stalls
Total Parking Stalls Provided 778
Total Parking Stalls Required 757

Extra Parking 21
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Application

PD ZONE CHANGE
PLANNED DEVELOPMENT (PD)
APPLICATION & CHECKLIST

APPLICATION FOR A ZONE CHANGE AS PROVIDED BY THE
CITY OF ST GEORGE ZONING ORDINANCE
CITY OF ST. GEORGE, UTAH
I. PROPERTY OWNER(S) / APPLICANT & PROP

)/ ERTY INFORMATION

LEGAL OWNER(S) OF SUBJECT PROPERTY _FPineview Plaza, LC

MAILING ADDRESS; 335 E. St George Blvd.. Ste_ 301
pHONE- 435-688-9740 CELL: 435-632-2910 Fax 435-688-8741
APPLECANT:

{11 diffetent thnn ownur|

MAILING ADDRESS: )
PHONE CELL: FAX
EMALL ADDRESS(ES) ) o
CONTACT PERSON / REPRESENTATIVE: Steven Jennings

(e, Developer. Cyil Engineer, Architect, ifdifferent than awner)

MAILING ADDRESS _Same as above -
PHONE: 435-688-8740 CELL_435-632-2910 FAX
EMAIL ADDRESS(ES) Steve@jmips.com

A generul deseription of the property lueation 1 as follows: (Give approx. street address, general location ete., and
antach @ vivinity mup or property plat showing the subject property ml the surrounding areas.) Include a colored
site plan and colored landscape plan, and eoloved elevanen drvwings (all four stles ) suitable for presentations in
public meetings. 2376 E. Redj Cliffs Dr., Pineview Plaza Commercial Center

The Zone Change becomes effective on the bearing date if approved by the City Council. A PD (Planned

Development Residential Zone is approved for a period of 18 mouths opfy unless building permits have heen

issued and the praject commenced prior 1o 18 months fram the shove hearing date,

OFFICE STAFF USE ONLY
CASE#:20__ -ZC-__ FILING DATE: ) RECEIVED BY RECIEPT &,
FEEE S500 (Filing fec and 1’ acre) + $50.00 per ae for 2-1H ae and $25 per ac LH1-300 and S10.00 per ac 501-plus
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L. ADDITIONAL INFORMATION

Provide the following information: (Attach additional sheets if NECESSAry )

I

e

(i3

What is the present zoning on the properry? PO Commercial

What zone or zones are requested by this application? PD Commercial

[ the zone change in harmony with the present City General Plan? Yes X No

[f'no. what does the Citv General Plan propose for the subject property? R
(If the application is not in harmome with the City General Plan, o General Plan Amendmont
hearing will be veguived priar 1o the zene change request. General Plan Amendment hearings
are hield four () times per year in Jansary, April July, and October. A General Plan
Awmenchnent applicasion wan tve ofnuined fion e Cungrrnii) Developmen Depuement e
anlfiie at hip:Sewwe sgoiry orgleammdevitorms. php)

Total acreage of proposed zone change:  N/A - 3,000 s.1. building.

Are there deed restrictions against the propetty that might affect the requested zone change?

Yes No_ X

A capy af the deed resteictions. i anv, may he subaritied in support of the applicarion wnd
shall be submitied if contrary to the request zone change

Has a Traffic Impact Study or Traffic Analysis been completed to determine any traflic tmpacts?
Yes No_ X

IF YES. submit the Traffic Impact Study with the application jor revien by Trafiic Engineering,
IE NOQ, a Trafiic Impact Sty will he reguired (3 determined fiecessayy at Planning Stgp
Beview) te b sufuniteed with the application and reviewed priov to appravad By the Uity Couneif

Is the necessary utibity eapacity available (water, power, sewer and draimage) to serve the zone
change parcel? Yes X No

Water/Sewer/Power and other necessary utifity struclures already located on site,




PC 2016-ZCA-019
Bldg 375 Pine View Plaza
Page 14 of 16

111 SUBMISSION CHECKLIST FOR PD (PLANNED DEVELOPMENT) ZONE
(A COMPLETE ZONE CHANGE APPLICATION MUST BE SUBMITTED A MINIMUM OF

3 WEEKS PRIOR TO THE NEXT REGULARLY SCHEDULED PLANNING COMMISSION
MEETING)

Development/Project Name p"“w‘p"‘ Flaza - )
{Project nome st be,.wumm?. ml;}mum By gie Washingion Caynry Recorder & Un i’ lanning Departens)

DeveloperPropeny Qwner  Fineview Plaza, LC . Phone No. i
Contact PersonRepresentalive ‘SIEVB!’_ Jennings PMhone No. 435-688-9740
Licensed Surveyor _ Reid Pope ] Phone No. 435-828-1676

D ZONE CHANGE PROCEDURE

Step #1  Meet with Planning Staff Review (PSR) — Meets every Tuesday
At 8:30 a.m. Call Commuiity Development at 627-420b to be

scheduled for this meeting.

Note: Call at least one day in advance to sehedrle

Step #2  Document Submission Checklist®
Legal Description Documents:

Submit the foliowing docwments: | These documenis must be prepared by a licensed Survevar
I, Described bearings on all documents must be rotated o HON:

2. Legal deseniption prepared on 8-1/27 % 117 sheet and signed by a heensed Surveyor;
3. Minimum size 8-172" x 117 graphical representation of Survey Boundary,
1.

Legnl descniption and Surveyed Sie Plan ¢Recod of Gw veyphawing 1 DWG
format on 0 CD for the GIS Depariment;

3. 247367 Surveyed Site Plan (Record of Survey) drawing sheet(s) for meeting exhibit
Uther Submission Documents;

6. This Zone Change application form completed anid signed;

T Appropriste®® Filing Fee: $500 (fling fec and 17 acre) < SS0.00 per avre for 2-100 acre
and $25 per acre HH-300 pud S10.00 per nere 501 -plus

8. County ownership plat with boundary of zone change outlined:
List of property owners within 500" and twe sets of miling labels;

1 Colored Site Plan & Landscape Plan - minimum size 247  36™

H. Building elevation{s} - Colored renderings. all four building sides:
2. Board mounted materials and color samples (e, roaf tile samples, stuceo samples,
stone samples, and paint color swatches, ele.);

I3 For buildings aver 357 ft i hewght also provide i colored photo simulation:
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14, 81727 5 117 redduction of the site plan, landscape plan, and building elevations;
I3, Written text tas outhined in Zoning Ordinance Chapter 8, Section [0-8-4);
16. CD with the above images in IPEG, BMP or TIFF format and the written text in PDF
furmat
“Nate:  This application will be considered incomplete withour the ahove documents

"*Note: There is NO FEE fov acreage rezoned to Open Space

Step #3  Planning Commission and City Council Hearings

Planning Commission usually meets the 2 and 4™ Tuesday of the month at §00 pn. All
applications, the legal description and surveyed site plan drawing (Record of Survey) must be
complete and submitted at least 3 weeks prior to the meeting, Incomplete or inaccurate
applications will not be agcepted or scheduled. City Council sets a public hearing date after a
recommendation for approval from the Planning Commission, and then there is a 1d-day
advertising period prior 1o the public hearing

Hearing Dates:

Planning Compission
City Council Set Date
City Council Hearing Date
Couneil Action

Filing Fee: $500 (filing fee and 1" acre) + $50.00 per acre for 2-100 acre and $25 per
acre 101-500 and S10.00 per acre 501-plus - NO FEFE for acreage rezoned
1o Open Space

INCECOMMENTSE SIS i Bl e s T e

lease be aware that, i determined necessary by Ciry w1alf, Planning Commission and the $t, George City
Council, additional information and/or special studies may be required 1o review the project. These may
include. but not be limited to: Additional Color Renderings, Phelo simulations, Computer fly-bys, Site
Section Cutk. Color "Bird's Eye’ renderings, and ndditional color swatches and building materials,

Until the following information is submitted. your spplication will be considered incomplete:

Requsred site improverments such as pavement for parking arcas, b and gutter, priv acy walls, landscaping,

storm drain fwilities, und all other improvements required under City Ovdinance shall be completed prior o
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the wssuance of a certiticate of ecupaney v approval for permanent electric power service. In the evens such
unprovemenss cannel be completed prior to receiviag permanent or a centificate doe to weather conditions or
other unusual circumstances, a financial guarantee in the form of o cashiers check, bond, escrow, o other
lingnuial puarantee aeceptable e Clty atomey shadl be provided 1o the City guarantecing that such
improvementz will be fully completed within ninety (90) davs of e ssuance of permanent power andfor a
certificate of occwpancy

NT AGREEME!

We the undersigned applicam(s)

{is)are) the owner(y)

or {agenth of the following legally deseribed property and request the zone change as deseribed above,

act legal deseription and surveyed site plan (Record of Survey) drawing prepared and stamped by

licensed surveyor, and’vr property ownership plat must aecompany application and must be attached
Leteto along with the lepal description and the surveved site plan (Record of Survey) drawing in
DWG format on_ CD. |
survey ) drgwing, must be

he legal deseripiion. il separated from the surveyed site plan (Record of

stamped. sioned, and dated. and bave a B name or survevor's name address

sid phone number. Note: Surveved Site Plan (Record of Survevd drawing and lesal description shall
comply with the pertinent subdivision Final Plat Cheeklist requirements.

Sigrature o r’\ddu:\sﬂ

E:agz*murc - Address M

Signature ——— S N
Signature - Address .

giéﬁa!‘.um ‘ Ad(lru‘,

Adtach additional sheets if necessary for additdonal owners.



ITEM 1C
Zone Change

PLANNING COMMISSION AGENDA REPORT: 05/10/2016

ZONE CHANGE

Case No. 2016-ZC-021

Request: Consider a Zone Change from R-4 (Multiple-Family) and R-1-10
(Single Family Residential 10,000 sq. ft. minimum lot size) to C-3
(General Commercial) and OS (Open Space).

Owner: City of St. George

Applicant: Southern Utah Disaster Services

Location: The property is generally located south of 476 E Riverside, behind
the existing commercial building.

Acreage: 4.63

Existing Zoning: R-4 (Multiple-Family), R-1-10 (Single Family Residential 10,000

sq. ft. minimum lot size), and C-3 (General Commercial).

Requested Zone: 0.17 acres to C-3 (General Commercial) and 4.46 acres to OS
(Open Space). The applicant has approached the City to purchase
a portion of the City property. The applicant intends to join the
property with their commercial project to the north and utilize for
storage. However, a zone change is required and the city is
proposing the remaining portion be zoned OS.

General Plan: COM (Commercial), HDR (High Density Residential), and FP
(Flood Plain)

Adjacent zones: North = C-3
South =R-1-10
West = R-4
East=R-1-10

Options: The Planning Commission has several options:

1. Deny the zone change
2. Approve the zone change as presented
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Riverside Property
Page 2 of 3
3. Table the zone change to allow for any additional information
to be provided as determined.
EXAMPLE
Motion to Approve: Note that any motion to approve this zone change would need to

include:

The Planning Commission recommends approval to rezone R-4
(Multiple-Family) and R-1-10 (Single Family Residential 10,000
sq. ft. minimum lot size) to C-3 (General Commercial) and OS
(Open Space) located south of 476 E Riverside, behind the
existing commercial building.

Z:\Planning and Zoning\Common'Zone Changes'2016 ZC\2016-ZC-021 Riverside Property\StaffReport\PC 2016-ZC-021RiversideProperty.doc
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ZONE CHANGE
ALL ZONES (EXCEPT PD)
APPLICATION & CHECKLIST

APPLICATION FOR A ZONE CHANGE EXCEPT PD (PLANNED DEVELOPMENT)
AS PROVIDED BY THE CITY OF ST. GEORGE ZONING ORDINANCE
CITY OF ST. GEORGE, UTAH

I. PROPERTY OWNER(S) / APPLICANT & PROPERTY INFORMATION

LEGAL OWNER(S) OF SUBJECT PROPERTY: (o [] ;] O 8T troRess

MAILING ADDRESS,_|1S € 200 1
PHONE: (p 271 - HCO CELL: ~ 1 FAX: ™

APPLICANT: 5 L W meshos "Sevn o
(If different than owner) L
MAILING ADDRESS: =) 1
P].IONE v s v e
EMAIL ADDRESS
CONTACT PERSON / REPI

(i.e. Developer, Civil Engineer, Architeet: if different than owner)

MAILING ADDRESS: o -

PHONE: \QZ ] —L}2 ?)5 CELL: ~ FAX N\,

EMAIL ADDRESS(ES):__ Yo N0 - Wil S Caci & vy
< Y A B

/J' IV L _;“;“I‘Ii\("v:';

A general description of the property location is as follows: (Give approx. street address, general location efe., and
attach a vicinity map or property plat showing the subject property,and the surrounding areas.) Include a site plan
suitable for presentations in public meetings. __ Sso1T : ‘ &

The Zone Change becomes effective on the hearing date if appraved by the City Council.

*NOTE: NO FEE FOR ACREAGE REZONED TO OPEN SPACE,

OFFICE STAFF USE ONLY

CASE # 20\9-ZC-02| FILING DATE: i 'ig{“tg RECEIVEDBY: "\ RECIEPT# N\,

*FEE: 8500 (Filing fee and 1" acre) + $50.00 per ac for 2-100 ac and $25 per ae 101-300 and $10.00 per ac 501-plus
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ITEM 2

PLANNING COMMISSION REPORT OF: 05/10/2016

CONDITIONAL USE PERMIT
Case # 2016-CUP-012

Request: To operate a taxidermy business in a C3 zone.

Location: 1812 W Sunset

Zoning: C3 (General Commercial)

General Plan: COM (Commercial)

Ordinance: Per Title 10, Chapter 10 “Commercial Zones,” Section 10-10-2, a

taxidermist requires a conditional use permit (CUP).

c1|c2 lesl|call
Taxidermist N C C N

Those designated as being permitted in a zone will be identified with the letter
"P". Uses designated with the letter "C" are allowed on a conditional use basis.
Uses designated with the letter "N" will not be allowed in that zone.

Representative: Mr. Judson Tolman

Narrative: The applicant has provided a narrative describing the proposed business
(see attached).

Noticing: Notice letters were sent to property owners within a 300 ft. radius and
notice was posted in four (4) public places [on the City website, State
website, and on two (2) bulletin boards in the City].

Staff Comments: It’s recommended that this CUP have a condition that no tanning of
animal hides shall occur on site and only tanned hides will be delivered to

the site and there shall be no removal, treatment, or processing of any
flesh or fat.
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Findings: The following standards must be met to mitigate the reasonably
anticipated detrimental effects if imposed as a condition of approval:

Yes N/A | Category Description

N/A | A. Noise 1. Excessive noise (unwanted or undesired
sound) can cause serious impacts to health,
property values, and economic productivity.
Conditional uses shall not impose excessive
noise on surrounding uses. "Excessive noise"
generally means noise that is prolonged, unusual,
or a level of noise that in its time, place and use
annoys, disturbs, injures or endangers the
comfort, repose, health, peace or safety of others.

No dust generation N/A | B. Dust 1. Comply with all air quality standards, state,

anticipated federal and local.

2. Use shall not create unusual or obnoxious dust
beyond the property line.

Contain all odors C. Odors 1. Comply with all air quality standards, state,

associated with a federal and local.

taxidermist business 2. Use shall not create unusual or obnoxious

within the site. odors beyond the property line.

Business conducted N/A | D. Aesthetics | 1. Blend harmoniously with the neighborhood so

indoors. No exterior the use does not change the characteristics of the

changes to zone and the impact of the use on surrounding
commercial center. properties is reduced.

Meet all required E. Safety 1. Take the necessary measures to avoid or

City, State, and mitigate any safety problems created by the use,

Federal applicable including problems due to traffic, rock fall,

safety standards for erosion, flooding, fire, hazardous materials, or

construction (e.g. related problems.

OSHA, etc.) 2. Uses shall not locate within the 100-year
floodplain as identified by FEMA unless
expressly recommended by the city engineer in
conformance with city engineering standards and
all state, local and federal laws.

The City Traffic N/A | F. Traffic 1. Traffic increases due to the conditional use

Engineering shall not cause streets or nearby intersections to

Department will plan fall more than one grade from the existing level

check the layout, of service grade or fall below a level of service

design, projected "D".

traffic volumes, sight

distances, signage, 2. Uses shall follow city access management

and striping to meet standards and not create hazards to other drivers

all applicable codes or pedestrians.

and standards.
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Existing building. No | N/A | G. Height 1. Buildings shall fit into the overall context of

change in height. the surrounding area.
2. Photo simulations are required showing all
sides of the building(s) and showing how the
building fits into the surrounding area to include
not less than five hundred feet (500") in all
directions from the building and including its
relationship to nearby ridges, hills, and buildings.

Anticipate normal N/A | H. Hours of 1. Nonresidential uses operating in proximity to

hours of operation Operation or within a residential zone shall limit hours of
operation so as not to disturb the peace and quiet
of the adjacent residential area.

No other known N/A | I. Saturation/ | 1. To the extent feasible, nonresidential uses

taxidermist within the Spacing allowed in residential zones as conditional uses

area. shall be dispersed throughout the community
rather than concentrated in certain residential
areas.

No change in exterior | N/A | J. Maintain 1. Uses shall be consistent with the character and

character of Character and | purpose of the zone within which they are

commercial center purpose of located.

proposed. zZone

Shall comply with all K. Public 1. Use shall comply with all sanitation and solid

applicable City, State, Health waste disposal codes.

and federal standards
for public health.

2. Use shall not create public health concerns.
(Ord. 2007-01-001, 1-4-2007)
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Narrative

Judson Tolman Taxidermy
1R12 W Sunset #35 St Georpe, UT 84770
Phone 435-632-8684

Dear St George City Council Members and City Business License Division,

Southern Utah is world renowned for its quality big game hunts, People travel here from all areas of the
country after waiting years sometimes to draw a quality permit. Many of the arcas residents also have a deep
history of fall hunts with family and friends. These experiences often form lifelong positive memories for
sportsmen in our area. When someone is successful in harvesting, for example a mature mule deer buck or bull
elk, he or she many times would like to preserve that memory in the form of some taxidermy art for their home
ot cabin.

Taxidermy pieces, when done by a professional, are stunning picces of art that last forever and are often
passed down as family heirlooms. Currently there is no one in the St George arca providing these services for
sportsmen. They must travel many miles out of our area in most cases to find a quality professional taxidermist.
With 15yrs experience in both large and small game taxidermy Tolman Taxidermy would like to provide that
quality professionalism here in St George.

Tolman Taxidermy is not a tannery! 1 am a small, one man shop and [ use ONLY commercially tanned
skins. [ use those skins to make beautiful custom pieces of art. Based on the size of the tanned skin and the
pose the customer wants [ order a commercial foam body form. Then by either strategically cutting away or
adding to it  make the form bigger or smaller to fit that particular skin exactly. Using clay I set the glass eyes
al precise angle and cant for that species. The eyelid and facial area of the form is then molded with clay to
look life like and give off the correct expression. Tsew up any holes in the skin and pull it over the previously
glued form. After the glue is dry I fill in any minor gaps around the glass eyes with an apoxie sculpt. T lightly
airbrush the natural color around the eyes and nose. I then groom the mount and essentially its done. 1 also
make beautiful artistic custom habitat displays for some mounts by using cast rocks and plastic plants and such,
Its very much a form of custom art. I have included a couple photos of picces I've done myself, As vou'll see |
take a lot of pride in my work and only put out beautiful quality pieces!

lam currently leasing a commercial space at 1812 W Sunset #35 from Larry Belliston. He has been
supportive of what I'd like to use it for. | would like to provide this service as a business rather than just a
hobby. In order to obtain my business license it requires a special use permit for taxidermy services. T would
ask that you extend this permit to me.

Taxidermy is an art form that | have a passion for! 1t’s a unique art in that each piece has a personal and
significant connection to the owner. 1t's a reminder of a cherished experience frozen in time, It may remind
them of loved ones they shared the hunt with that have since passed on. Or maybe it reminds them of smell of
aspens in the fall. It’s different for everyone. Whatever the memory is I love that my artistic skills played a
part in bringing that to them to enjoy for a lifetime.

Thank you for vour consideration!

Sincerely,
Judson Tolman
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Vicinity Map
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Photos
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Radius Map

!} | \SERHED | 5G-6-2
a75 N : . 14-330

" Dixie Downs Rd -

:

H l =
i Ia
g ]
8G-6-2; )
22425 ’-§
i
! ] H
X
]
I :
489
59.6 0 234.81 469.6 Feet ENSCEAWAEIR: The inkarmatan sbawn an 41 ks s camysbee frsms ifevant G
T W T Yoot Y Soews Tt lacd base artfocily rmiaba an i I b iy peepases
wmmumw ol dndepandest wrilicaon &b 3 N3 scurscy.
WGS_1884_Wab_Mercator_Auxliary_Snhere m"ﬂjfﬂwmﬁuﬁr“ % ;-;JM &fmr: b el reEnonee fiv dnp cleins, sses or dar



2016-CUP-012
Taxidermist
Page 12 of 15

Application

CONDITIONAL USE PERMI'T

APPLICATION & CHECKLIST

I. PROPERTY OWNER(S)/ APPLICANT INFORMATION

APPLICANT: ___{ sdoon o lmain

(If different than awner)

MAILING ADDREss: |43 AN 1530 W)

pHONE_139° 6232~ BL8Y coL4Y35-632-868Y  pax. —
E-MAIL ADDRESS:_Vud o amnd andrée & W51, ¢ 0111
LOCATION OF SUBIECT PROPERTY.___[813. W Suvnset #Hzs

CONTACT PERSON / REPRESENTATIVE (if applicable): o
(I differest than awsear)

MAILING ADDRESS:

PHONE: i CELL: FAX:
E-MAIL ADDRESS:

[I. PROPERTY INFORMATION

ZONING: o SUBDIVISION;
TAX LD. NUMBER (PARCEL SERIAL NUMBER):
EXISTING USE:

Use of property aslior Bs-:likiimgs

PROPOSED USE: _ Jasi dﬂr—hy

Use of propesty and/or Datldings.

OFFICE STAFF USE ONLY
CASE NO, 20 -CUP- FILING DATE: RECEIVED BY: . RECIEPT:
FEE: 8300.00 - PAYABLE BY CHECK OR MONEY ORDER. CASH WILL NOT BE ACCEPTED
PR ECE /Ty
APR 27 206 ¢ |
A i ’l"

BY: . .

Form Revigsd - 093073012
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1. SUBMITTAL CHECKLIST

L4

oo @

o

aQom

=]

-1 O Ln s

oo

9.

10.

1l

ITE PLAN REQUIRED INFORMATION CHECKLIST

-t

10,

I,

General Information Form - completed. (This application-firse page)

Mailing Labels - Property Owner's { The mailing fabels can be abtained from the Washington
County Recorder's Office)

Radins Map - Property Owner's- identifying all properties within the required 300 f1, radius, (The
vadis map can be obwined from the Washington County Recovder's Office),

Narrative - minimum one (1) page of proposed use. (ALL projecis),

Two (2) copies of the Subdivision Plat.

Twao (2) copies of the Site Plan — minimum size 227 x 34” (ANSI [3).

Two (2) copies of the Elevation(s) — minimum size 227 x 34” (ANS[ D) for building height requests
One (1) copy (each) - 8-1/2" x 11" reduction of the subdivision plat and site plaz,

One (1) copy - 8-1/2" x 117 reduction of the elevation(s) for building height requests.

Color and Materizls Board {or approved equivalent as required).

Payment of $300.00 filing fee by Check or Money Order .

Current address of project, County Assessor's parcel number(s), and the applicant’s and plan
preparer’s name. address, email address, phone and fax numbers.

North Asrow and scale.
Property Lines, with dimensions, and the location, width and description of any easements,

Existing and proposed sweets, including names, centerlines, widths, and future rights of way and
improvements,

Show existing fire hydrants within 300 feet of the project site.
Show proposed Fire Depantment access lane{s) /if applicable).

Show and dimension all existing and proposed buildings and structures;

« Show distances between existing and/or proposed buildings.

- Show distances from existing and/ar proposed buildings to propenty line.

- Show all required and proposed building sethack lines.

= Show any nearby buildings, proposed or existing, within 30 feet of the subject property lines
- Show proposed walls, fences, trash enclosures, accessory buildings, ele.

Show proposed and existing parking, driveways and on-sile access points {(where applicable show
any off-site parking within the vicinity). Indicate width of driveways and drive aisles, and show
distances between driveways. Show parking space dimensions, handicapped accessible spaces, and
indicate one-way and two-way drive aisles.

Show any significant natural features such as rock outcroppings and water courses,

Show proposed landscaping, including quantity and, locations; a separale landscaping plan may be
substitutes instead of showing information on the site plan,

Show feeations and dimensions of pedestrian access ways, loading areas, and access to service
Arcas.
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o 12, Show proposed lighting fixtures m parking areas, adjacent fo walkways, and on buildings, and
indicate type.
u] 13. Show all existing and proposed public improvements, including water, sewer, catch basins, curbs,

guitters, sidewalks, street lights, signals, power lines, utility vaults, and utility poles.

o 14. Show existing contour lines and proposed contour lines indicating finished grade on the
site; a grading plan may be substituted instead of showing contours on the plan, if desired.

o 15, Show location of on-site and off-site drainage, both existing and proposed.

8] 16, Provide a legend (data box) on the site plan that includes:

Current Zoning

Total lat square footage

Total building square footage

Percentage of Lot Coverage

Setbacks (Existing andfor Proposed)

Building Height (Propased)

Parking {(show calculations)

Open Space

Landscaping (show ealeulations and % of coverage)

Proposed Use (e.g. restaurant, retail, office, ete.}(show square footage allocated to each

use within building(s).

k. For multiple family residential projects; include unit type, number of bedrooms, square
footage per unit, unit mix, ete.

I Indicate the intended cccupancy type of all buildings.

m. Identify building sprinkled and/or non-sprinkled

T eFEmeAS TR

V.

GENERAL STANDARDS FOR APPROVAL OF CONDITIONAL USES

section 10-17-7)

The following standards must be met to mitigate the reasonably anticipated detrimental effects if imposed
as & condition of approval: (if category applies, attach a separare shees with explanasion)

Yes | N/A | Category Deseription

A Noise 1. Excessive noise (unwanted or undesired sound) can cause serious impacts to
health, property values, and economic productivity. Conditional uses shall not
impase excessive noise on surrounding nses. "Excessive noise” generally
means noise that is prolonged, unnsual, or a level of noise that in its time, place
and use annoys, disturbs, injures or endangers the comfort, repose, health,
pezce or safety of others.

I'B. Dust i Comply with all air quality standards, state, federal wnd Jocal,

2. Use shall not ereate unusual or obnoxious dust beyond the property line,

C. Odoms L. Comply with all air quality standards, state, federal and loeal

2. Use shall not ereate unusual or obnoxious odors beyond the property line,

D. Aesthetics | 1. Blend harmoniously with the neighborhood so the use docs not change the
chavacteristics of the  zone und the impact of the use on surrounding properties
| isredoced, N

| E. Sufety 1. Take the necessary measures o avoid or mitigale any safety problems

] created by the usz, including problems due to traffic, rock fall, ernsion,

3 flooding, fire, hazrrdous materials, or related problems.




2016-CUP-012
Taxidermist
Page 15 of 15

? Usas shall net lecate within the 100-year flood plain as identified by FEMA
unless expressly recommended by the city engineer in conformance witl city |
) engineering standards and all stute, local and federal liws. e}
F. Traffic L Tralfic increases due to the conditional use shall not cause stresls or nearby
intersections to fall more than one grade from the existing level of service

grade or fall below a level of service "D,

2. Uses shall follow city access management standards and not create hazards
I 1o other drivers or pedestrians,

G. Height L. Buildings shall fit into the overall context of the surrounding area.

2. Photo simulations are required showing all sides of the building(s) and
showing how the building fits into the surtounding area to inelude not less than
five hundred feet (500') in all directinns from the huilding and including its
relationship to searby ridges, hills, and buildings B

H. Hours of 1. Nonresidential uses operating in proximity to or within e residential zone
Operation shall limit hours of operation so a2 not w disturb the peace and quigt of the
adjacent residential area, ,

I Sawration/ | 1. To the extont feasible, nonresidentinl uses allowed in residentinl zoncs as

Spacing conditional uses shall be dispersed throughout the community rather than
. con¢enirated in certain residential arcas

J. Maintain 1. Uses shall be consistent with the character and purpose of the zone within

Character and | which they zre located,

purposs of

zong _

K. Public I Use shall comply with all sanimtion and solid waste disposal codes.

Healih

|
| 2. Use shall not create public health concerns. (Ord. 2007-01-001, 1-4-2007)

I, Please be aware that, if determined necessary by City staff, additional information andfor special studies may be
required fo review the project.  These studies may include, but not be limited to: a soils report, hydrology
report, raflic study, etc.

™~

Ustil the following information is submitted, your application will he considered mcomplete;

3. The applicant has the ability and intention to utilize said CONDITIONAL USE PERMIT within twelve (12)
months from date of final approval by the City Council; and the applicant understands this CONDITIONAL
USE PERMIT application, if granted, becomes null and void and of no effect if unused within twelve (12)
months from the date of filing the application, or if any time after granting the use is discontinued for a period
of twelve (12} moenths, or developed by someone other than the applicant

4. A CONDITIONAL USE PERMIT approval does nat eliminate the necessity of obtaining a building permil,
which is required for construction of all buildings in the project.

Z:\Planning and Zoning\Common\CUP\2016 CUP\2016-CUP-012 Tolman Taxidermy 1812 W Sunset\Staff Rpts\PC 2016-CUP-012 Stf Rpt.doc



ITEM 3
Preliminary Plat

PLANNING COMMISSION AGENDA REPORT: 05/10/2016

PRELIMINARY PLAT

Desert Plateau

Case No. 2016-PPA-016

Request:

Location:

Property:

Number of Lots:

Density:
Zoning:

Adjacent zones:

General Plan:
Applicant:
Representative:

Comments:

To approve a preliminary plat for a one hundred (100) lot residential
subdivision

The site is located in the Desert Canyons development along the Arizona
border south and east of Deserts Edge Drive.

39.44 acres

100

2.54 du/ac

R-1-10

This plat is surrounded by the following zones:
North — R-1-10

South — State of Arizona

East — R-1-10

West — R-1-10

Residential

Development Solutions Group

Ken Miller

1. The developer is requesting lot size averaging for Desert Plateau Phase 6 with 2 lots of
the total 21 less than the minimum 10,000 SF.

2. Phase 5 originally had 30 lots. However, 7 lots were removed from Phase 5 and were
included as part of Desert Rim Phase 2. Phase 5 was left with 23 lots; however, this
amendment is to add 2 additional lots to Phase 5 creating a total of 25 lots for Phase 5.

3. Phase 6 originally included 23 lots on the preliminary plat.

With this amended

preliminary plat there will be only 21 lots in Phase 6. The developer is proposing lot 87
to be a flag lot with the staff portion required to be 25 feet wide.

Z:\Planning and Zoning\Common\Plats\2016 Plats\Preliminary\2016-PP-013 Desert Valley @ Desert Canyons\PC 2016-PP-

013.docx



VIOL Z 40 T | “ ! 7 y J J | / / 1 el ) i

A ¥ £ o
[} 1 ! T . LA poko . T R e A —
) i HEEET 7 WEIEL
H 1334 NI 3OS sy I ] / ; “ s s

o o / ‘
| | | E -
L ﬁ] - 2 LAY o vane | .\ / T R

izt v

=

;Z<-

st e
BRI
o5

NOILYNNILNOD 404 Z 133HS 335

o

m

<

m SHIV1TE TWolAL 3
] s
3 5 way i
ww M WM [ o £
g1 £ 2 e oy i
§5 £ . g 35vHd MTvILAd-3S30__
mnmm 2 o =] = LNk 01 = = e :
mmmm c ’ aseond = [y i i e =] = .
mMmm Wm LA e e T e R et Miﬂu;.- e e
PE o | oy AP e e
g B2 I =
L] “ LIS ST Wﬂ‘w. g P

w - b o

O .

M A

s \
[ 3 B ¥
g £ g o
1] £ L1 AN y i :
H SIHL 40310 FHL 40V QIO N3F9 FAVHH I - e
% SEVIG TN 9 °E 2 T 535G WAL L83SI0 F / o s i - .
- ny oA L : = =5
E 10T A3DTIATONN N HAONS SINOISNTIND ¢ -t / mwﬁnhm :Mms:\ (RS N
2 g , el N&d o . o o
b 40NN 38 0L SIS T T G\ e ot : "
M 3 r_-“._._ sy rzg, ¥ \ Z 3SVHd NVILY1d 1¥3530° ) 111
th - ! "
> | m m ‘S3LON S
[n iV} gt
z|akz |
Ox - M T ALENID a
R ESRE nooot SN0 SNTaM 0L o
E|mor SV oY6E R =8
Zles > i
4|52 orr {BMINOZ )
»<- : T
>1zom ¥1va LS a8 ;
gl z» 5y
m w X INDZ NIKLIW, "OTFOTIES06E HIRNNN ]
VI 11V TNVHSH G001 W34 T NIHLIA QILVIONSI U1 SIL
Z c -
Q 310N Q004 %
,ﬂ 3 . . e
s
= /
B [ 2 o
e o s e e y
= ) | ;
— _ Ea = /
£ WEED
dey Anu wm | S s _:.ms;.\\“\ :
—_——— 4 v i) ki ST st
m g i L owTeoss | i hdooss | kit [ ! \I_t. uﬂ,
g oy S N L s H / ’ = [z
3 - i A — ! Y F ~/47
i ~ — . / :.vw-:n.: AN / b ) ¥
SN e N e )]
E R T
5 .
§

iy P P 3
T s g, T 3
s J3A SWd gy P
p I it m.zucw LTI s = \\x
,. i N \ T 2 ~7
F T I " e =
/ I WY I N




ILOL T 40 2

(

W LY 7
T ] K T am0a ‘osal
ire pisnig NOILIIS TwIIdAL - [H3NNNYWIE) MOY O¥YONYLS 09 O o)
Taon ErT HOILYINOD ALY 56
= —— o | weanis | weve | oo | o | mwes | esess | sewr | aoun | we ) [ AV -
; HIONN T T 1 AL
xx AR INEETID 50 CESOZY | LTS 0005 61D o6l «Bostzy | 0ue 0005 912 00'SS LF5.55.r | FEG01 | 00LLET | PETD £ _ _
: v aser | sosser | sose [ oooe | eero | eoer [ wossier | sose | eooe | zand | ooss | sssse | essor oown| ten PO IO bor pe e e gy S e e e e e T ‘,.Jﬂﬂ“ﬂﬂﬁ...-hﬂﬁiﬁm?ﬁ
o i veL | ovoren | aver | oooz | eets | mwvs | wiaes |asser [ osee | oo | ooss | Lessse |Leeenn [oowe | oeo S S e |
e el wost 0005 | 061D ELILEr | SriE 0005 BS1D \SE BT .90.L0.88 | ar0¢ 00T I3 Bt TTRE U Talwwmas s 11
9%5 | see0.56 | oatR | 0005 | 6910 .1t0067 | GesT | coos a9y avsE | oo L] e
[ aeer | .tsmese | oosz | ooos | esrd -sosv.sE | spre LB E e e ol
Do0¢ | onpo.0s | evie | ovoc | wais g0l | eeer acw | ocer | avin | oveen
=) oAt | sasc | ovor | i sy | o5t SE6T | LSt0.an 00
m
< “reante | weve | 0005 | eI trwod | 460 LS o0ETit
il
= _esaves | s | 0005 | 0910 005,00 | 1608 LS onerzt
9
I 5 muu woss.er | sase | ovor | 6ers avse HUES O0'ETZT
z 2 S 00,00, v T e z 0TI e (3199 ¥IMO4 INOHA)
mq . M AO0M0AE [ ZKIE: ooz [ 40 ALK son bkl NOILI35 TVOIdAL - MOY QUWONVLS ,5F VOMGML AN T
.mm Lo I Z Wsmesr | oost | ooos | eery SESE ooz 000z
iket =
§ fgp 3~ avs | .sranse | ooer | 0005 | actd LGRS | (V6 105k oot | mio : Farthaiing 3 oy =5
4 & wones e 30040 TIAVH 35901 4L
H .uwa o @ artr | zsaese | oose | ooos | sei seanst | Sr69 ocer oozl | o 13 - ¥ e = | |
§f8gf 2= svt | avazs | ooer | evec | oo 595 T 00z = ehirader T ——— s oa e
£x30 o C [ AL AR S SRS PO B DAL RS R S v LRI REER T A
§23f 235 000z | .eoo0.0c | 2ete | eooz | octa €906 68 woeezt | st 0T o 9 e —
53 2 20 aoer | woesaw | sose | eoos | en I 96 €09 wazret | vt
i 8 W wwaonvs | vatia | wiona | smave | awno | vaowvs | vitao | miona | sniove | aund [ izone sniavy | 1n8n3
* »
% YL IANND YL 3NN K — -— A |
M LT Y : W Fd o1
(8]

S 31
e 308

N
s e

- . reserT
s mEn | f
reniey s E sHro

HVLN '39¥039 "1S
SNOANYD 143530 LV
NVYILVYId 1Ld3s3a

A&
9 35YH-NY3LVId 183530

s T o

~dANINY LVId AYVNIWITIHd

0 3NI04 1435
) DRI

" 3 :j
sy —
oscet

I swokuern| swewveicn
P s

PErTERT]

NOILYNNILNOD 404 T 133HS 335

snoviiEe




